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OR
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For the transition period from to
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registered
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Preferred Stock Purchase Rights NASDAQ

Securities registered pursuant to Section 12(g) of the Act:  None

Indicate by check mark if the registrant is a well-known seasoned issuer, as defined in Rule 405 of the Securities
Act         0 Yes R No

Indicate by check mark if the registrant is not required to file reports pursuant to Section 13 or Section 15(d) of the
Act.      0 Yes R No
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Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the
Securities Exchange Act of 1934 during the preceding 12 months (or for such shorter period that the registrant was
required to file such reports), and (2) has been subject to such filing requirements for the past 90
days.                                                                              R Yes 0 No

Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Web site, if
any, every Interactive Data File required to be submitted and posted pursuant to Rule 405 of Regulation S-T
(§ 232.405 of this chapter) during the preceding 12 months (or for such shorter period that the registrant was required
to submit and post such files). ÿο Yes ÿο No

Indicate by check mark if disclosure of delinquent filers pursuant to Item 405 of Regulation S-K (§229.405 of this
chapter) is not contained herein, and will not be contained, to the best of the registrant’s knowledge, in definitive proxy
or information statements incorporated by reference in Part III of this Form 10-K or any amendment to this Form
10-K.   R

Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer or
a smaller reporting company.  See definitions of “large accelerated filer,” “accelerated filer” and “smaller reporting
company” in Rule 12b-2 of the Exchange Act.  0 Large accelerated filer 0 Accelerated filer 0 Non-accelerated filer   R
Smaller reporting company

Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the
Act).                                0 Yes R No

The aggregate market value of common stock held by non-affiliates of the registrant was approximately $42.5 million
on March 15, 2010, and approximately $26.0 million on June 30, 2009.

Common stock issued and outstanding was 7,462,617 shares on March 15, 2010, and 7,435,133 shares on June 30,
2009.
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PART I

Items 1. and 2.  Business and Properties

Except as otherwise described herein or the context otherwise requires, all references to “Stratus,” “we,” “us,” and “our” in this
Form 10-K refer to Stratus Properties Inc. and all entities owned or controlled by Stratus Properties Inc. All of our
periodic report filings with the Securities and Exchange Commission (SEC) pursuant to Section 13(a) or 15(d) of the
Securities Exchange Act of 1934, as amended, are available, free of charge, through our web site,
www.stratusproperties.com, including our annual report on Form 10-K, quarterly reports on Form 10-Q, current
reports on Form 8-K and any amendments to those reports. These reports and amendments are available through our
web site as soon as reasonably practicable after we electronically file or furnish such material to the SEC. All
subsequent references to “Notes” in this report refer to the Notes to Consolidated Financial Statements located in Item 8.
of this Form 10-K.

Overview

We are engaged in the acquisition, development, management, operation and sale of commercial, multi-family and
residential real estate properties located primarily in the Austin, Texas area. We primarily generate revenues from
sales of developed properties and through rental income from our commercial properties. Developed property sales
can include an individual tract of land that has been developed and permitted for residential use or a developed lot
with a home already built on it. We may, on occasion, sell properties under development or undeveloped properties, if
opportunities arise that we believe will maximize overall asset values.

Our principal real estate holdings are in southwest Austin, Texas. The number of developed lots, developed or under
development acreage and undeveloped acreage as of December 31, 2009, that comprise our principal properties are
presented in the following table. A developed lot is an individual tract of land that has been developed and permitted
for residential use. A developed lot may be sold with a home already built on it. As of December 31, 2009, we own
only two lots with homes that have already been built on them (the Calera Court Courtyard homes). Developed
acreage or acreage under development includes real estate for which infrastructure work over the entire property has
been completed, is currently being completed or is able to be completed and necessary permits have been obtained.
The undeveloped acreage shown in the table is presented according to anticipated uses for single-family lots and
commercial development based upon our understanding of the properties’ existing entitlements. However, there is no
assurance that the undeveloped acreage will be developed because of the nature and cost of the approval and
development process and market demand for a particular use. Undeveloped acreage includes real estate that can be
sold "as is" (i.e., no infrastructure or development work has begun on such property).

Acreage
Developed or Under Development Undeveloped

Developed Single Multi- Single Total
Lots Family family Commercial Total Family Commercial Total Acreage

Austin
Barton Creek 122 119 249 368 736 749 28 777 1,513
Lantana - - - - - - 223 223 223
Circle C 42 - - 35 35 148 352 500 535
W Austin
Hotel
&
Residences - - - 2

a
2 - - - 2

San Antonio

Edgar Filing: STRATUS PROPERTIES INC - Form 10-K

4



Camino Real - - - - - - 2 2 2
Total 164 119 249 405 773 897 605 1,502 2,275

a.  Represents a city block in downtown Austin planned for a mixture of hotel, residential, retail, office and
entertainment uses.

Our other Austin holdings at December 31, 2009, consisted of two 75,000-square-foot office buildings at 7500 Rialto
Boulevard (7500 Rialto) located in our Lantana development, a 22,000-square-foot retail complex representing phase
one of Barton Creek Village and two retail buildings totaling 21,000 square feet at the 5700 Slaughter project in the
Circle C Ranch (Circle C) community.

1
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The following table summarizes the estimated development potential of our Austin-area acreage as of December 31,
2009:

Single Commercial
Family Multi-family Office Retail
(lots) (units) (gross square feet)

Barton Creek 464 1,860 1,590,000 23,000
Circle C 57 - 760,000 200,000
Lantana - - 1,365,000 400,000
Austin 290 Tract - - - 20,000
Total 521 1,860 3,715,000 643,000

For 2009, the only commercial leasing property that exceeded ten percent or more of our total assets or represented ten
percent or more of our aggregate gross revenue was 7500 Rialto. This property provided 77 percent of our 2009
Commercial Leasing revenues and 32 percent of our 2009 total revenues. We currently have ten tenants at 7500 Rialto
who are involved in computer electronics, medical devices, restaurant management and engineering, among other
businesses. The two largest tenants, Arthocare Corporation and ST-Ericsson Inc., each generated approximately ten
percent of our 2009 total revenues and occupy approximately 25 percent each of leased square footage at 7500 Rialto.
The first 75,000-square-foot building at 7500 Rialto became available for lease in 2002 and the second
75,000-square-foot building became available for lease in September 2006. A summary of the average occupancy
rates and average rentals per square foot for 7500 Rialto and for our total portfolio of commercial leasing properties
for each of the last five years follows:

2009 2008 2007 2006 2005
Average occupancy:
7500 Rialto 87% 95% 81% 82% 96%
Total portfolio 79% 87% 79% 82% 96%
Average rentals per square
foota:
7500 Rialto $25.90 $24.78 $22.33 $16.94 $18.17
Total portfolio $28.40 $27.36 $23.77 $18.56 $18.17

a. Based on revenue for contractual rentals plus expense reimbursements for leased space.

Our scheduled expirations of leased square footage as of December 31, 2009, as a percentage of total leased space
follow:

2010 2011 2012 2013 2014 2015 2017 2018 Thereafter
7500 Rialto 29% 2% - 25% 8% 11% 25% - -
Total portfolio 24% 2% 1% 25% 11% 10% 22% 3% 2%

Of the 24 percent in total lease expirations scheduled in 2010, leases extending the terms to January 2011 or later, for
87 percent of the expiring square footage have been executed during first-quarter 2010.

For information about our operating segments see “Results of Operations” within Item 7. and Note 10.
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